COMMITTEE FOR
GHEERW FOOTHILLY

f}pril 24, 2000
Covote Yalley Spectfic Pla ‘Laek Foree

Re: Comments un the Draft Fiscal Analvsis for Coyote Valley
Dr.:ni'. Members of the CWVST Task Foree:

The Commirtee for Green Foothills submits the comuments below on the Dieaft Frscal Analysis for Coyote Valley.
ile out comments focus on the specilics of the analysis, we must nol lorget the contml Issue invalved m Coyole
Valley — that it u devgloper propusal Lo convert crucel farmland o unneeded office space, while makitg our honsing
cituation worse: Lhe “alternatve scenarios™ that attempr 1o luurich housing first while waiting fur jols later just defual
the central purpose of this project, while duing nothing about the ultmate problem of making the housing sitiation
wise, Analyses of wsues like finances cannot overcome this central problem, that developing Coynte Valley would he
an unnecessary nislake

Cur comments include the followig

The analysis excludes considerations vf costs o other agencies funded by San Juse taxpayers, For
cxample, providing health care sepvices to uninsured people in Coyore Valley will inerease costs far Santa Clara
Coonmaty, and approsimately half of the County taxpayers ate San Juse residents. Costs 10 VTA and school disties
have also been avetlooked,

Keeping trigpers while adding 2:1 concurrence was not analyzed. For the lastyear, en vironmentalists said
thal 4 carefully mapaped 2:1 match of jobs 16 housing would be appropnate AP LT the 3,000 jobs trigaer wak
reached. This would keep the housing matched warh jobs so people living 1n Coyore would be more likely 1o be
working theve, and estublish an appropriate policy that the Ciry should not develop luwmband when i doesn’t have ro.

i

This woold be the most eavironinentel scenano short of nat developing Coyute, burwas nover atnalyzed

Nepative fiscal effects from tcannibalizing” retail sales away from San Jose were omitted. The ligace af
1.6 million square feet of el needs Lo be justificd relauve w 15.7 nullion fect fur office space. A lurge figure for
cerail creates suspicions that the fjure was used to improve the {iscal plerure Lot Covere. This creates two risks: Lest,
that sules will not reach the assumed level, and second, thal someé af the sales will resull [rom retail husinesses
relocating from San Jose Lo Coyare, ur lrom customars who would have otherwise purchased retuil products in San
Jose. The 25% ner beriefit stated in the report (Dralt at 35) needs o be justified ia light of these issues.

Negative fiscal effects from cannibalizing office space were omitted. Chver the last year, Committee for
Csreen Foothills has pomted out the sk dhat the concurrency scenaros woald subsidise businesses to loote G2
celacate away from Sau Jose and into Covore. Enough husinesses locarings at Coyate will mean that high-profit
hhomsing can happen. A Coyole Valley deviloper that owns both cesidential and ollice zoned land {or two developers
working together) has an incentive to symificantly undercharge the costs of affice space in Coyote so they can profit
il the resultng fovsing macket. The fizral effects would be o reduce tax revenue from elsewliers in Ban | ose, a8
wrell as many other nyrative scanomic impacts Lo the rest of San Josc, These effects need analysis and are move likely
wnless eoncurtency &5 carefirlly managed, so that large job-creation trggers in place to deter thus suategy. Scenurios 1

and 4 ate particulaly risky.

Assumptions about property (ax reveiie are unrealistic. The analysis relies heavily an steadily inereasing
Prﬁrlﬂ-w [A% reveiue 1o achieve all t"l.‘i-’_T]'I],]ﬂj 451,:1-]1!1_15.} and it has theoe E!..'lu'SZ ﬁml. T]'lc Zﬂ -jfﬂﬂr tI:EJ.'I1| [tre wsed U0 ]usﬂﬁ: El
post-infation real growih of 3% annually is skewed by the signilicant hioustag bubble over the last 5-10 pears. IF one
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made 1 similar analysis of 20-year wends for the NASDAQ market from 1980-2000, the result would Live nao
resemblanice to the current market. Incorporating a bubble into yonr fiscal analysizs is 1 miseake.

second, no computson is made between the 3% growth figure and mudian household income increases in Sat
Jose. “Ihe Drafr shonld obtun the figure for household income in San Jose — it would be surprising if the pust-
inflation figure kept np with 3%, We suggest the City ask any economist whether the percentage icrease in the cosr
wl housing can substantally excerd the percentage incresse in household income for 60 pears,

Third, no marker correction unalysis was conducted, to consider realistic worst-case seenarios il the heusing
Lubhble bursts. A fiscal analyeis should be done to determine the revenue scenanios assunung a substantal drop in
housi prices, 7 petiod of stagnation, and then 2 rerum to 4 steady rise,

Present value of the $1.2 million annual costs for lake maintenance should be caleulated. This is 4 lot of
wwney that could be spent clsewhere, and the lake area could he used primarily for athletic liclds and seconda rily s
flood sterape, diminating the stared need for playing fields north of Tulare 10l City seaff had previously tald ug that
the commetcial amenity value of the lake would exceed its cost; dus stutement needs justfication,

Details on housing can better define the extent that Coyote Valley will worsen our housing crisis. While
nata etiticisin of the Diraft, we note that Table § {Lralt p. 21) breaks out the numbets for cach houstyy type and
pursons per household. Rather than use the County average of 1.7 employed persons per houschaold, this breakdown
could be used 1o figure out iow many employed people will reside in Coyote, conteast tha to how many people will
e indaced to woek there, and tien determine what is the net INCrepse i huu.-u'ng demand, We m]._ljgiunau}l e that
the figure of 52,000 joby in Table 4 seems Like a significant underestimate compared to past estiemates of nonsindusery
leading jobs that will be grenerated as a result of constructon in Coyate Valley.

These are Justiminal eomments; we have had lirde dine w review the document. W hope to send addiuonal
conuments later,

Please contact wi i you have any guestions.

singerely,
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Birian A, Schuidt
Legislative Advocate, Santa Clara County



